
MINUTES OF THE REGULAR MEETING OF THE PLANNING BOARD OF 
THE VILLAGE OF IRVINGTON HELD IN THE TRUSTEES’ ROOM, VILLAGE 
HALL, ON WEDNESDAY, OCTOBER 3, 2001. 
 
 
Members Present: Peter Lilienfield, Chairman 
   William Hoffman 
   Jay Jenkins 
   Walter Montgomery, Secretary 
 
Also Present:  Lino Sciarretta, Village Counsel 
   Brenda Livingston, Ad Hoc Planning Board Member 
   Edward P. Marron, Jr., Building Inspector 
   Florence Costello, Planning Board Clerk 
   Mary Beth Dooley, Environmental Conservation Board Member 
   Applicants and other persons mentioned in these Minutes 
   Members of the Public. 
 
IPB Matters  
Considered:  01-11 – Jeffrey & Tracy Halpern 
        Sht. 10, P-100 
   01-16 – Joseph & Denise Ciccio 
        Sht. 10C, Bl. 226, L0t 55B 
   01-26 -  Danfor Realty 
        Sht. 13B, P-5,P-5C 
   01-36 – Yen & Elsie Wong 
        Sht. 13, P-37 
   01-39 – Peter Derby 
        Sht. 12B, Lot 40 & 42 
   01-40 – Ante & Sylvia Marusic 
        Sht. 10B, Bl.230, Lot 22C 
   01-41 -  James R. Gleason & Kathleen Gleason 
        Sht. 14, Bl. 224, Lot 1, 6, 40 
   01-43 – Peter Trinkaus & Martha Morrell 
        Sht. 7, P-93A 
   01-44 – Jeffrey Link 
        Sht. 13B, P-98 
   01-45 – Larry & Ronna Rudolph 
        Sht. 12B, Lot 14 
Carry-overs to 
November:    
   00-40 – Astor Street Associates, LLC 
        Sht. 7, Portion of P-25000 
   00-42 – Jason & Susan Barnett 
        Sht. 8, Bl. 220, Lot 1     
 The Chairman called the meeting to order at 8:00 pm. 
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 The Chairman noted changes in the agenda for the meeting: 
 

• IPB Matter #00-28 – Bridge Street Properties, LLC, continuation of public 
hearing to be the subject of special meeting of the Planning Board on October 9, 
2000. 

 
• IPB Matter #00-40 – Astor Street Associates LLC – The public hearing on this 

matter is to be continued to the Board’s November meeting. Notice of the Board’s 
intent to be Lead Agency has been distributed, and the Zoning Board stated it was 
not interested in being Lead Agency. 

 
• IPB Matter #94-03 – Westwood Development Associates, Inc. – added to 

agenda for tonight. 
 
Administrative: 
 
With reference to a Local Law adopted by the Village Board prohibiting the Board from 
considering any application concerning property on which taxes are delinquent, Mrs. 
Costello advised the Board that the Village Clerk-Treasurer had confirmed that all 
properties on the Agenda were current as to taxes and fees.  Further, unless otherwise 
noted, the Applicants submitted evidence of Notice to Affected Property Owners. 
 
 
IPB Matter #01-45:   Application of Larry & Ronna Rudolph for 
     Waiver of Site Development Plan Approval for 
     property at 56 Manor Pond Lane. 
 
 Matthew Behrens, Architect, represented the applicant.  The application is related 
to a proposed expansion of an unenclosed deck attached to the Applicant’s house 
increasing the size of the existing deck from 394 sq. ft. to 594 sq. ft., and two stone 
retaining walls, 24” above grade, at the rear of existing residence.  Drawings submitted 
were: Expanded Deck, Rudolph Residence by Matthew Behrens dated September 18, 
2001, three sheets, and Survey of Property prepared for Laurence Rudolph by Ward 
Carpenter Engineers, Inc., dated January 20, 2000. 
 
 The Chairman stated that the Applicant’s survey and plan must match and cited 
Mr. Mastromonaco’s memorandum of October 3, 2001.  Mr. Marron said the plan should 
include, among other information, the location of a tree not shown and appropriate data 
regarding the building envelope. 
 
 The Chairman, with the concurrence of the Board, directed that this matter be 
carried over. 
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IPB Matter #01-43:   Application of Peter Trinkaus & Martha Morrell 
     for Waiver of Site Development Plan Approval  
     for property at 3 El Retiro Lane. 
 
 Matthew Behrens, Architect, appeared for the Application.  This application, a 
continuation from the IPB’s September 5th meeting, concerns the rebuilding of the second 
floor living space above an existing detached garage, with no increase in the footprint of 
the building. 
 
 The Chairman confirmed that the additional notifications requested at the 
September 5th Board meeting had been provided.  He also noted that the issues cited in 
Mr. Mastromonaco’s memorandum of September 5, 2001 were addressed; the Applicant 
indicated that there would be no kitchen facilities. 
 
 The Chairman, with the Board’s concurrence, stated that the application would be 
treated as a Request for Waiver of Site Development Plan Approval and a Type II Action 
for SEQRA purposes.  There were no comments from the public. 
 
 After discussion, on motion duly made, seconded and unanimously approved, the 
Board then adopted the following Resolution: 
 
WHEREAS, the Planning Board has determined in accordance with Section 224-71 of 
the Village Code that the proposed construction meets conditions which permit Site 
Development Plan Approval to be waived in the (1) special conditions peculiar to the site 
exist which make submission of information normally required as part of an application 
for Site Development Plan Approval inappropriate or unnecessary, including the facts 
that the proposed construction does not violate existing zoning, will not affect any 
environmental features or resources requiring protection, and will not require major site 
disturbance or removal of any significant trees, (2) that in these circumstances, to require 
strict compliance with the requirements for Site Development Plan Approval may cause 
extraordinary or unnecessary hardship; and (3) that the waiver of requirements for Site 
Development Plan Approval will not have detrimental effects on the public health, safety 
or general welfare, or have the effect of nullifying the intent and purpose of Site 
Development Plan submission, the Official Map or Comprehensive Land Use Plan, or 
Zoning Ordinance of the Village of Irvington, or of any Local Law adopting or amending 
any of said Map, Plan or Ordinance, NOW, THEREFORE, the Planning Board hereby 
waives all requirements for Site Development Plan approval for this Application. 
 
 
IPB Matter #01-11:   Application of Jeffrey & Tracy Halpern for 
     Amendment to  Site Development Plan Approval 
     for property at 20 Strawberry Lane. 
 
 Craig Studer, Landscape Architect, appeared for the Applicant. The application 
relates to the proposed construction of retaining walls and terraces, as well as site 
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grading, on a residential property.  The Applicant proposes revisions to a previously 
approved site development plan (April 4, 2001) which Mr. Studer summarized.   
 
 The Chairman cited Mr. Mastromonaco’s memorandum of October 3, 2001 and 
emphasized the need for proper certification of the plans by an architect or engineer.  Mr. 
Hoffman stated that there appears to be much construction or landscape activity at the site 
that is not related to the work proposed in this application.  Mr. Jenkins suggested the 
Board approve the application, subject to the Applicant’s demonstrating that none of the 
work outside the purview of the application poses any issues under the Board’s 
jurisdiction.  There were no comments from the public. 
 
 After further discussion, the Board unanimously approved plans entitled: Halpern 
Residence, Prepared by Studer Design Associates-Landscape Architects dated February 
19, 2001 last revised September 18, 2001, including Sheet 4, Retaining Walls, Sections 
and Elevations by Cowley Engineering, P.C., subject to satisfactory resolution by the 
Building Inspector of any issues regarding the on-going construction and landscape 
activity. 
 
 
 
IPB Matter #01-39:   Application of Peter Derby for Resubdivision/ 
     Lot Line Change for Lots 40 & 42, Legend 
     Hollow Subdivision. 
 
 Mr. David Steinmetz represented the Applicant.  This application involves a 
proposed resubdivision to be effected through the conveyance of 4,494 square feet of 
property in Lot 40 of Legend Hollow to Lot 42, which is owned by the Derbys.  The 
Derbys are presently in contract to purchase Lot 40. 
 
 The Chairman said that the Applicant needs to obtain a letter from the present 
owner of Lot 40 (Scalberg), attesting to that party’s intent to convey a portion of Lot 40 
to Lot 42. 
 
 The Chairman, with the agreement of the Board, said that the application was 
otherwise complete, and scheduled a public hearing on this matter for the November 
Board meeting. 
 
 
 
IPB Matter #01-44:   Application of Jeffrey Link for Site Development 
     Plan Approval for property at 28 Lewis Road. 
 
 Harry N. Pharr, Architect appeared for the Applicant.  This application, a 
modification of a previously approved site plan (IPB Matter #99-27) pertains to the 
proposed construction to the applicant’s house.  Mr. Pharr stated that the Applicant 
proposes to reduce the size of one component in the already approved site plan, while 
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slightly enlarging another.  In lieu of a previously approved two story addition with roof 
deck, applicant is proposing a 196 sq ft main level deck and a 98 sq ft second floor deck.  
In addition, in lieu of a previously approved deck 567 sq. ft. with a three story stair tower, 
the applicant proposes a 435 sq ft deck with a single stairway down to grade level.  
Drawings entitled Link Addition Deck Plans by Harry N. Pharr, dated September 17, 
2001, two sheets were submitted. 
 
 The Chairman, with the Board’s concurrence stated that the application would be 
treated as an Application for Waiver of Site Development Plan Approval.  Mr. 
Mastromonaco’s memo dated October 3, 2001 noted applicant is revising an approved 
Site Plan for additions to an existing single family residence with a project of lesser 
scope.  There were no comments from the public.  The Board then determined that the 
application is for a proposed action which is a Type II action under SEQRA. 
 
 After discussion, on motion duly made, seconded and unanimously approved, the 
Board then adopted the following Resolution. 
 
WHEREAS, the Planning Board has determined in accordance with Section 224-71 of 
the Village Code that the proposed construction meets conditions which permit Site 
Development Plan Approval to be waived in that (1) special conditions peculiar to the 
site exist which make submission of information normally required as part of an 
application for Site Development Plan Approval inappropriate or unnecessary, including 
the facts that the proposed construction does not violate existing zoning, will not affect 
any environmental features or resources requiring protection, and will not require major 
site disturbance or removal of any significant trees, (2) that in these circumstances, to 
require strict compliance with the requirements for Site Development Plan Approval may 
cause extraordinary or unnecessary hardship; and (3) that the waiver of requirements for 
Site Development Plan Approval will not have detrimental effects on the public health, 
safety or general welfare, or have the effect of nullifying the intent and purpose of Site 
Development Plan submission, the Official Map or Comprehensive Land Use Plan, or 
Zoning Ordinance of the Village of Irvington, or of any Local Law adopting or amending 
any of said Map, Plan or Ordinance, NOW, THEREFORE, the Planning Board hereby 
waives all requirements for Site Development Plan Approval for this Application. 
 
 
 
IPB Matter #01-40:   Application of Ante & Sylvia Marusic for Site 
     Development Plan Approval for property at 
     60 Hudson Avenue. 
 
 Ante Marusic appeared personally for the application.  This matter, a 
continuation, concerns the proposed construction of a new one-room first floor addition 
and a new two-story addition to an existing residence. 
 
 The Chairman opened the public hearing.  The Chairman pointed out that the 
existing building does not conform to front yard setback requirements. Village Counsel 
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indicated that a variance would not be required in this instance as there would be no 
further increase in the non-conformity (ie. the proposal involves a vertical extension that 
did not further intrude into the yard, nor beyond the existing footprint of the structure). 
 
 There were no comments from the public.  The Board closed the public hearing 
and took the following action.  It determined the application to be a Type II action under 
SEQRA, and approved plans entitled Marusic Residence, by Patrick E. Allen, Architect, 
dated June 20, 2000, 7 sheets. 
 
 
IPB Matter #01-41:   Application of James R. Gleason & Kathleen 
     Gleason for Subdivision and Site Development  

Plan Approval for property at 115 South 
Broadway. 

       
 Richard J. Blancato, Esq., represented the Applicant.  This matter, a continuation 
from the September meeting, involves the proposed subdivision of a merged lot in a 
Multi-Family Residential district at the corner of East Clinton Avenue and Broadway into 
two building lots, one of which currently has a house.  
 
 Mr. Blancato submitted to the Board, as requested, a survey of the property 
“Survey of Property Prepared for Mary B. Gleason” dated August 15, 1945, prepared by 
Edward J. Martin, Engineer & Surveyor. 
 
 The Chairman cited the Subdivision Regulations (Section 188-19-f) which 
indicates that “No lot shall be created or subdivision approval granted which creates any 
lot…. (2) Which has a site capacity of less than one (1) dwelling unit.”  He indicated that 
the Applicant needs to provide site capacity calculations for each of the proposed lots and 
for the entirety, in keeping with the Resource Protection requirements of the Zoning 
Ordinance. He also indicated that the Board would subsequently have to deal with other 
zoning issues such as lot width and setbacks. 
 

The Board continued this matter to a further meeting. 
 
 
IPB Matter #01-16:   Application of Joseph & Denise Ciccio for Site 
     Development Plan Approval for property at 
     Riverview Road. 
 
 This application, carried over from the August meeting relates to the proposed 
construction of a single-family residence on one of the two lots in the Ciccio and 
Chernick Subdivision.  The Board continued the public hearing on this application, with 
Mr. Craig Studer, Landscape Architect, appearing for the Applicant. 
 
 The Chairman confirmed that the Village has accepted dedication of the sewer in 
Riverview Road to which the subject will connect, and that the Applicant had provided 
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appropriate bonding.  The Chairman also stated that Mr. Marron, the Village Public 
Works Department and Mr. Mastromonaco should decide who will monitor on and off 
site work for this project for the Village. 
 
 The Chairman cited Mr. Mastromonaco’s memorandum of October 3, 2001, 
which stated that work should not be commenced until all the work on Riverview Road is 
complete.  Mr. Marron said that at this point work could begin on the property’s 
driveway and easement; plans can be evaluated by the Architectural Review Board, and a 
silt construction fence can erected.  Other work on this site cannot begin yet.  He also 
stated that Mr. Mastromonaco should review the road stakeout and tree protection as the 
next step. 
 
 The Board closed the public hearing and approved the site plan entitled: Ciccio 
Residence, Specifications, Site Plan and Details Prepared by Studer Design Architects 
and signed by John Karell, P.E., revised August 30, 2001, 4 sheets. 
 
IPB Matter #00-42:      Jason & Susan Barnett for Site  
       Development Plan Approval for  

     Property at 48 Ardsley Avenue  
     West. 

         
This application was continued to the November meeting as no one appeared on 

behalf of the application. 
 

IPB Matter #01-36:   Application of Yen & Elsie Wong for  
     Limited Subdivision Approval for property at 
     36 Butterwood Lane East. 
 
 Norman Sheer, Esq., represented the Applicant.  The Applicant seeks approval to 
subdivide property at the southeast corner of Hamilton Road and Butterwood Lane East 
into two lots.   
 
 The Chairman opened the public hearing on this matter for Limited Subdivision 
Approval.  The Chairman said that both of the proposed lots are in conformity with the 
Village Code.  He noted Mr. Mastromonaco’s memorandum of October 3, 2001 
regarding drainage and said that Mr. Robert Bauer should review the proposed drainage.  
With the concurrence of the Board, he also said that Limited Subdivision Approval could 
be granted, subject to the Applicant’s addressing drainage and other issues raised in the 
memorandum, with the water and sewer services issues being handled in connection with 
the site plan approva l process. 
 
 With the concurrence of the Board, the Chairman stated that the Board would be 
considered an Unlisted action under SEQRA. There were no comments from the public.  
The public hearing was then closed.   
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 The Planning Board reviewed the EAF, and determined that the application would 
not have a significant adverse impact on the environment. After discussion, on motion 
duly made, seconded and unanimously approved, the Board then approved: Proposed 
Resubdivision of a Lot, Yen & Elsie Wong, Site Plan, Miscellaneous and Other Details 
by Escaladas Associates, dated July 19, 2001, (1 sheet).   
 
 
IPB Matter #94-03:   Application of Westwood Development  
     Associates, Inc., for Limited Site Development 
     Plan Approval for property at Broadway, 
     Riverview Road and Mountain Road. 
 
 Mr. Charles Pateman appeared on behalf of the Applicant.  The Applicant is 
seeking an extension beyond the six-month period during which, under the Village Code, 
an application for approval of a proposed subdivision must be submitted to the Planning 
Board..  The present expiration date for this project is October 26, 2001. 
 
 The Chairman cited a letter from the Applicant dated September 26, 2001. The 
Board approved an extension until January 26, 2002. 
 
 
IPB Matter #01-26:   Application of Danfor Realty for Subdivision 
     Approval for property at Harriman Road. 
 
 Paul Petretti, Civil Engineer and Land Surveyor, appeared for the Applicant.  This 
matter is a continuing application for preliminary subdivision approval of a seven- lot 
subdivision.  Mr. Petretti indicated that the most recently submitted plans, dated January 
8, 2001, accurately portrayed the current proposal.  He also indicated that individual lot 
site capacity calculations have previously been submitted.  Mr. Sciarretta said that the 
Board should receive a complete current application package, and that the Board should 
have all metes and bounds data.  Mr. Petretti said the Applicant does not intend to further 
subdivide the property beyond the proposed 7 lots. 
 
 The Chairman cited Mr. Mastromonaco’s memorandum of October 3, 2001 and 
confirmed with Mr. Petretti that he had reviewed the plans and calculations with Mr. 
Mastromonaco. 
 
 Mr. Jenkins asked whether public notice of this matter had been distributed prior 
to the Board’s October 3 meeting; applicant indicated that no notice had been given.  
With the concurrence of the Board the Chairman stated that public notice should be sent 
for the Board’s December meeting, at which this matter would be continued. 
 
 
 
 
The Board then considered the following administrative matters: 
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• The next meeting would be October 9, 2001 for the continuation of the public 
hearing on Bridge Street Properties (IPB matter #00-28).  The Board set 
November 14, 2001 as the date for its next regular meeting. 

 
• The Minutes of August 5, 2001 were approved. 

 
There being no further business, the Board adjourned the meeting at 9:50 p.m. 
 
      Respectfully submitted, 
 
 
      ___________________________ 
      Walter Montgomery, Secretary 


